
To: Norfolk Design Review Committee
City of Norfolk, Virginia

March 10, 2014

From: Susan M. McBride, Senior Planner Subject: Amend a previously approved
COA to elevate the house above the
base flood elevation.

Reviewed: Leonard M. Newcomb III,
Land Use Services Manager

Ward/Superward: 2/6

Approved:
____________________________________
George M. Homewood, AICP
Planning Director

Certificate of Appropriateness Staff Report

I. Property Address: 723 Yarmouth Street

II. Applicant Information: #14-23
Owner: Cannon & MacKenzi Moss
Applicant: Chuck Joyner, DPW

III. Historic District Information:
Historic District: Ghent Historic District (HC-G1)
Date of Structure: 1895
Period of Significance: Late 19th to Early 20th Century
Contribution/noncontributing: Contributing
Architectural style of building: Two-story Queen Anne
Significant elements of building: This single-family home has an asymmetrical façade with
wood weatherboard siding and a two-story paneled bay that is capped with a six-sided
turret that has a decorative slate pattern. The entrance door is paneled with a large
rectangular transom above.

Building Application: An architect was brought on to assist with the finish details of this
project. They have modified the porch, steps and front elevation of the foundation.

Project Description: At the September 12, 2013 meeting the City Planning Commission
granted final approval of a Certificate of Appropriateness with the following conditions:
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 The proposed foundation door in the front elevation shall be centered below the main
entry door of the house, centerline-to-centerline

 There shall be a soldier course of brick above the proposed foundation door
 The flood vent that is shown in the foundation door on the elevation shall be moved to

the right of the door
 The proposed foundation door may be in a material other than wood in this case only

due to the repetitive flooding of this location and the expectation that the door will be
partially submerged several times per year

 The foundation door shall have no arch in the panels and be painted white to match the
trim

 All of the new rail system for the stairs and porch shall match the existing pattern on the
porch but be sized to meet the present building code requirements and be made out of
wood

 The new stairs and landings will be brick to match the pattern that was submitted
 The brick and mortar that was submitted are approved

The modified plan moves the foundation in the front back to follow the foot print of the
front elevation around the bay and under the front door. Twelve-inch square, brick piers
would support the stairs, landing and the front of the porch. Recessed thin brick “panels”
are proposed for the bay portion of the foundation to echo the wood panels of the bay
above. A soldier course of brick is proposed to run the entire front elevation just above to
flood vents. PVC trim is proposed between the brick foundation and the house to reflect
the trim pieces of the eaves, soffit and fascia of the existing house. The stairs are now
prefinished aluminum in white with simple balustrades. This reduces the scale and mass of
the house at the sidewalk and minimizes the encroachment into the public right-of-way.

IV. Norfolk Design Guidelines:
There are no design guidelines for elevating historic homes above the base flood elevation

However, in Chapter 9: Historic and Cultural Conservation Districts (HC) in the Norfolk
Zoning Ordinance states: “9-0.4 Moving Structures: In reviewing an application for a
certificate of appropriateness to move or relocate a building within an HC District, the
design review committee and Planning Commission shall consider the following criteria:
(a) Whether the proposed relocation would have a detrimental effect on the structural

soundness of the building or structure;
(b) Whether the proposed relocation would have a detrimental effect on the historical

aspects of the other buildings in the district;
(c) Whether relocation would provide new surroundings that would be harmonious with or

incongruous with the historical and architectural aspect of the structure or building; and
(d) Whether relocation of the building would help preserve and protect a historic place or

area of historic interest on the city.”

V. Recommendation: Staff recommends issuing a certificate of appropriateness to elevate the
house as proposed. The requirements which meet the City of Norfolk Zoning Ordinance as
stated above.



Page 4

723 Yarmouth Street (5/10/2013)
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723 Yarmouth sits noticeably
lower than the neighboring
home. The two pink spots on
the sidewalk indicate where
the property line sits. The
steps will NOT encroach into
the City right-of-way.
(5/10/13)
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723 Yarmouth-the house sits on a
short crawl space (5/10/13)
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Approved design with the conditions noted above
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Approved partial side elevation
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PROJECT UNDERSTANDING

PROJECT UNDERSTANDING

Overview
VIA Involvement:
The City of Norfolk and the homeowners of 723 Yarmouth Street, Cannon + Mackenzie Moss, would like an architectural review 
of the proposed structural elevation design as well as architectural design assistance in suggesting modifications, details, or 
material changes in order to address the concerns of the City Planning Commission.  In addition to the recommended design 
changes with supporting sketches, VIA will prepare a letter report for the proposed design concept and detailing.

Project Description:
Cannon + Mackenzie Moss applied through the City of Norfolk and were awarded a Hazard Mitigation Grant Program (HMGP) 
grant from the Federal Department of Emergrency Management (FEMA) for the purpose of elevating their house out of the 
base flood elevation (BFE = 7.6 feet).  Currently the ground floor of the structure experiences flooding during each major 
storm event.  The goal of the project is to raise the finish floor up to 10’-6” above grade with a continuous enclosed foundation 
wall.  Flood openings will be provided in the foundation wall to ensure adequate performance during flood events.  An access 
door will also be provided on the front elevation. 

Due to the historic nature of the structure (>100 yrs.) as well as its siting in an historical district, great care should be given 
to integrating the new foundation walls into the overall aesthetic of the house.   Such aesthetic considerations will provided 
the added benefits of increasing the property value, increasing the neighborhood value, and serving as a model for elevating 
historic strucutres throughout the city.

VIA Comments/Questions:
Effective January 1, 2014, the City of Norfolk Floodplain Ordinance Revisions have taken affect.  These revisions have changed 
the Design Flood Elevation (DFE) requirement from 1 foot above Base Flood Elevation (BFE) to 3 feet above BFE, which would 
modify the required height of flood proofing from 8.6 feet to 10.6 feet. 

The project scope has been reviewed by the Department of Historic Resources (DHR) and has been approved as having ‘No 
Adverse Effect’ to historic properties, as indicated by the email from Marc Holma, dated August 28, 2013.  Any proposed 
changes to the design concept will not affect the referenced District’s height zoning maximum and will maintain use of 
appropriate materials.  It is not anticipated that a second DHR application will be needed.  If it is determined that a second 
DHR application is needed, then any additional graphic or narrative support will be considered an additional service and billed 
at the established hourly rates. 



PROJECT UNDERSTANDING

Existing Conditions Documentation

Verify existing tree to remain.

Front Elevation (from South):
New foundation wall should be 
carefully integrated into the historical 
style of the house, supporting the 
rich forms and ornamentation that is 
already present.

Note location of utility pole 
for staircase discharge.



Existing Conditions Documentation
PROJECT UNDERSTANDING

PROJECT UNDERSTANDING

Front Elevation (from North)
The bay window and the porch are 
read as nested volumes projecting 
from the face of the house.  It is 
important that the new foundation 
wall pick up on these subtle changes 
of depth in order to avoid appearing 
heavy and clumsy.

Note how the porch currently 
intersects the bay window

Note alignment of front door 
and double-hung window

Inset porch



EXISTING PROJECT CONSTRAINTS

Site Survey

E
N

LA
R

G
E

D
 P

LA
N

ENLARGED PLAN

ENLARGED PLAN
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Existing Survey:
The existing survey of the property at 
723 Yarmouth Street reveals the tight 
constraints of the site with regards 
to constructing access stairs and the 
accompanying landing along the front 
elevation of the house (for the main 
entrance).  There is only (2.5) feet 
between the face of the bay window 
and the property line.

East (Front) Elevation:
There is only 2.5’ (2’-6”) distance 
between property line and face of 
building.  Footprint for any proposed 
staircase   ascending 10.5’ (10’-6”) 
height will encroach upon public 
sidewalk. 

Refer to enlarged survey for additional  
measurements, utilies placement, 
and existing landscaping elements.



EXISTING PROJECT CONSTRAINTS

PROJECT UNDERSTANDING

Site Survey - Enlarged
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SECTION TITLE

Page Title
Scope of Previous Work:
Num nulliquo mod ea con parum quid qui si repre reprect assimus, sit peliquibus conseque vent que nimusapienim ipideni 
mperioribus nam aut molore nusantem quisti totasperum qui blabor aperit erio modis vel magnimetur? Catempo rerspic te 
la sint fugitatem quam dolupta nus as nus dolorum harumqu issenihita que velecatem. Et eos es dolupta nonsequi con pere 
quatem dolo to quiatibus in res quis rem veroviti bearumet dempos natium experuptini conectatures moluptate net alibus 
alibus ame none nobit aut quae cor rempos dessimus eos eos aut litis es dolo eliqui cullacc umquasped unte venim et re, 
occaes voluptas que perrovite everiosae porro et moluptibus ullore praestin cullabo. Equam quat ullibusamus.

Torumquiae lanihillesed es dipit et enihita tectemquas quias sincius inum que expe sum eos cus poribus tincilit faces porum 
Elit persperibus, quas aut volent volorum qui imetur, ullam, officti orporep udiorerchit aut molorit atiumet archic to cus 
nullenimus endam fugiani occab illatum, con prorempore optas iureprorest quam re maximaio cusda si dic te solupiciis id ut 
que reium nobit que aut ommolup tatiatu recerat quis moditiorem quiatiant quo et et et lautem cus, eatem ex es et ium ea 
el ilignis sus.

VIA Comments/Questions:
Effective January 1, 2014, the City of Norfolk Floodplain Ordinance Revisions have taken affect.  These revisions have changed 
the Design Flood Elevation (DFE) requirement from 1 foot above Base Flood Elevation (BFE) to 3 feet above BFE, which would 
modify the required height of flood proofing from 8.6 feet to 10.6 feet.   





GENERAL COMMENTS:

1.)  Note refering to flood vent heights apply to all occurences throughout
      foundation walls
2.)  Note referring to exposed 12” CMU applies to entire foundation wall
     perimeter

Exposed CMU not de-
picted in elevations. This 

condition will look poor 

1’-0” max is to base 
of vents, not top

Verify location of CMU wall 
with measurements in field.  
Coordinate location with side 
view elevation drawing on 
sheet S2.01

Kitchen wall above 
is not a bearing wall.  
Loads carried through 
floor joists.

Stairs have not been detailed.  
Walls bearing staircase have 
not been drawn.  Dimensions 

for stairs have been ommitted.

Incorrect depth.
ref. site survey

Not a masonry 
dimension

Adjust per field measurements

Steel angle has not 
been protected from   
rain water intrusion.  
Should be flashed .

Missing through 
wall flashing slab 

connection



7’-10”

3’-8 3/4”

Align access door 
with main entrance

Not a masonry dimension Proposed staircase 
lands immediately in-

front of site utility pole.

Elevation drawing depicts a flush
connection between the edge of the porch 
and the corner of the main structure.  The 
plan drawing and the adjacent elevation show 
the porch as being inset

Above: Example of a “code minimum” design 
similar to proposed front elevation. Staircase 
looks sparse and monolithic.  Detailing is poor.

GENERAL COMMENTS:

1.)  Base Flood Elevation (BFE) not listed
2.)  Design Flood Elevation (DFE) not listed
3.)  No dimensions are given for staircase, including riser height, tread
      depth, and landing heights.
4.)  Survey lists property line at 2.5’ from the face of the bay window,
      and the granite curb at 10.6’ from the property line.  Proposed
     (projecting 7’-10”) staicase extends 5’-4” beyond the property line.

Move Flood Vent Missing survey 
elevation

Rail does not 
connect here, 
ref. plan dwg.

cut brick is clumsy 
+ unattractive

Missing Dimension: 
Take-off listed landing at 
+10’-2 1/2” above grade

Unresolved 
edge detail
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RESEARCH + KNOWLEDGE

Regulations
Flood Elevation Documentation:
Flood Zone:  AE
Base Flood Elevation (BFE):  7.6 feet
Design Flood Elevation (DFE): 10.6 feet
Site Survey Elevation: 4.3 feet (top of bottom floor)

Zoning:
Zoning District:  HC-G1
Height Requirements:  Structures may not be taller than 35 feet.  The city measures building height from base of the building 
to the mean point between eaves and ridge (for hip roofs).  The base of the building is definied as the DFE for structures 
located in special flood hazard areas (Chapter 11-3).

Code Summary (2009 VRC):
Stair Requirements:  Listed below are the critical dimensions researched for the proposed access stairs + landing to the main 
entry of the house.  In addition, the outer-most door of the entry vestibule must swing inwards to comply with the landing 
requirements for exterior doors.

Minimum Width (above handrails):  36 inches
Minimum Width (between two handrails):  27 inches
Maximum Riser Height (per tread):  8  1/4 inches
Minumum Tread Depth (nosing to nosing):  9 inches
Handrail Height (plane of nosing to handrail):  34 - 38 inches

Landing Requirements:
Minimum Width:  36 inches in direction of travel
Guardrail Height:  36 inches

Porch Requirements:  Porches, balconies, ramps or raised floor surfaces located more than 30 inches above grade shall have 
guards not less than 36 inches in height.



RESEARCH + KNOWLEDGE

FEMA Construction Guidelines
Flood Resistant Materials:
Flood Damage - Resistant Materials Requirements (Technical Bulletin 2 - Aug. 2008):  All construction below the BFE is 
susceptable to flooding and must consist of flood damage resistant building materials.  A flood damage resistant material is 
definied by the National FLood Insurance Program (NFIP) as any building product capable of withstanding direct and prolonged 
contact with floodwaters without sustaining significant damage.  Prolonged contact means at least 72 hours of exposure. 
Significant damage means the cost of cleaning + repairs should be less than the cost of replacement.

Construction materials are classified under five groups based on their ability to resist flood damage.  Only Class 4 and Class 5 
materials are acceptable for for areas at or below the BFE.

*Concrete Block:  Class 5
Face Brick:  Class 5
*PT Wood:  Class 4
Recycled Plastic Lumber (Comingled 80-90% PE):  Class 5
Hollow Metal Door:  Class 4

*Cells in concrete block should be grouted solid to avoid damming and retaining flood waters after exposure.
*Over long periods of exposure, certain wood preservatives leach out into (and pollute) flood waters.

Wall Openings:
Openings in Foundation Walls (Technical Bulletin 1 - Aug. 2008):  Enclosed areas under elevated buildings must include 
openings to allow for automatic entry and exit of flood waters.  Two categories of openings, (flood vents) and (air vents), are 
required to equalize hydrostatic pressure acting against the building structure during periods of flooding.  Flood vents must be 
located no higher than (1 ft) from grade to base of vent.  Air vents must be located above the BFE and below the DFE. 

Flood Vents are further categorized as engineered openings and non-engineered openings.  Non-engineered openings are 
used to meet the NFIP’s prescriptive requirement of (1 sq. in) of net open area for every square foot of enclosed area.  
Engineere openings may be used as an alternative.  They must be designed by a registered professional engineer as meeting 
certain performance characteristics. 
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RESEARCH + KNOWLEDGE

Design Review Comment Analysis
Certificate of Appropriateness:
On September 12, 2013, the City Planning Commission granted final approval for a Certificate of Appropriateness with 
conditions. (See Appendix) .  VIA has reviewed the completed design work and the comments provided by the City Planning 
Commission (See below).

VIA Comments/Observations:

After reviewing the design, reviewing the comments, and discussing these with Susan McBride at the Department of Planning, 
VIA has the following comments to the Design Review conditions:

Item #1-5: These comments will be adhered to in VIA’s proposed concept.

Item #6: “All of the new rail system for the stairs and porch shall match the existing pattern on the porch, but be sized to meet 
the present building code requirements and be made out of wood.”

• Recommending that the new railings ‘match the existing pattern’ of the historic structure does not coincide with 
the Secretary of the Interiors Standards for Rehabilitation, specifically Item #9, which states that “new work shall be 
differentiated from the old and shall be compatible with the massing, size, scale, and architectural features to protect the 
historic integrity of the property and its environment.”

Item #7: “The new stairs and landings will be brick to match the pattern that was submitted.”

• The brick stairs illustrated do not accurately depict appropriate edge conditions and masonry construction techniques.  
In addition, VIA believes that the expansive wall created by these brick stairs will create an affect that does not coincide 
with the historic character of the street.  See proposed concepts for VIA’s recommendations.  

Item #8: “The brick and mortar that was submitted are approved.”

• VIA would like to see a sample of the approved brick and mortar. 
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Precedent Projects
Top Right: (Olde Towne)
•  Similar elevation of stairs to proposed work for
    723 Yarmouth St.
•  16” brick masonry piers with wood frame
     landing and painted wood stairs.
• Double column design with simple brick piers
   below and ornate columns above

Bottom Right: (Olde Towne)
•  Similar materiality to 723 Yarmouth St.  Brick
    base with wood frame structure + wood siding
    above
•  12” brick masonry piers with wood frame
    landing + prefinished aluminum staircase
•  Dark painted brick base makes light colored
    structure above  appear to float.
•  Sidewalk continuous, “flows” under stairs
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RESEARCH + KNOWLEDGE

Precedent Projects
Top Right: (Olde Towne)
•  Similar elevation of stairs to proposed work for
    723 Yarmouth St.
•  Extended landing with stairs aligning to edge
    of house
•Base of the house is expressed at the face of the
  wall, with projecting porch and stairs

Bottom Right: (Olde Towne)
•  Similar orgainzation of facade with bay window
    and adjacent porch.
•  Double column look, with thin light columns
•  Bay window extends to ground.
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Precedent Projects
Top Right: (Freemason)
•  Simple painted brick base lifts mass of house
    off of the ground

Bottom Right: (Freemason)
•  Masonry bearing walls at porch + steps,
    appears solid and heavy
•  Base of building is visually lost at porch and
    stair projections



PROPOSED PROJECT CONCEPTS

Proportion Study
Facade Development:
Taking into account the 10’-6” proposed height of the new foundation wall, the proportion study below depicts the 
compostitional arrangement of the facade of the house.  The new, elevated structure will read as (3) distinct levels of 
approximate equal height (A=B=C), with the upper two levels clad in painted siding, and the bottom level clad in brick.  This 
distinction in cladding materials will give the building a strong base visually that operates within the ovreall ordering system.

The openings in the facade are organized into (2) distinct fields which are centered on either the bay window to the left, or 
the front door to the right.  Maintaining these two fields within the geometries of the foundation wall will integrate the new 
addition harmoniously into the original structure, appearing as if the house had always existed as (3) story structure.

Geometric Diagram Concept Sketch
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00

Grout cavity solid with reinforcing 
as required.  Coordinate with 

structural engineers.

Grout cavity solid with reinforcing 
as required.  Coordinate with 

structural engineers.

cut brick always at inside corner

Standard face brick, match finish to 
foundation wall

Face brick, match finish to 
foundation wall
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00

Moulded PVC cornice

Existing siding

Through wall flashing

5/4 x 12 PVC trim.
Overlap 5/4 x 10 trim below

5/4 x 10 PVC trim

Through wall flashing

Face brick

(x2)2x4 pressure treated blocking 
Face-mount with expanion anchors 
to 8” CMU wall.

Aluminum stringer beyond

Closure panel

Aluminum tread

Precast concrete block as stair 
anchor and final step.  Match 
height + depth requirements. 

Expansion bolt stair anchor

mounting flange

1x4 blocking

plywood sheathing
















